LAND USE RECOMMENDATIONS

WHY IS THIS SUMMARY IMPORTANT?
The organization of land uses in a municipality defines the way its residents perceive their community,
experience their environment, and interact with each other. Land use and transportation patterns
establish a sense of place and contribute to the overall character of a community.
For example, cities are comprised of dense blocks with a wide variety of uses in close proximity to each
other. This development pattern typically serves to foster a high degree of social interaction and vitality
in a compact, pedestrian-friendly environment. By comparison, land uses in rural and suburban towns
are more widespread and fewer in number. The lower density development pattern found in towns
typically results in a greater reliance on the automobile and more limited interaction among residents.

WHAT IS THE PURPOSE?
The purpose of a future land use (FLU) summary and map is to equip the Village and Town with a land
based decision-making tool that will better inform public and private investments over the next decade.
The FLU summary focuses on key land use character areas within a community, identifying future design
and development goals for such areas and regulatory recommendations to help achieve those goals.
This land use component for the Comprehensive Plan builds upon the policy framework’s objectives and
recommendations and focuses on three strategic transportation corridors and other target areas of the
community where development or redevelopment activity is likely to happen in the future. These focus
areas identified as:
1. State Fair Boulevard (Town of Geddes)
2. Milton Avenue (Village of Solvay)
3. Genesee Street/New York State Route 5/20 (Town of Geddes/Village of Solvay)
4. Target Sites within the Village and the Town
Some of the target sites encompass activity centers within the Town where market-driven
redevelopment could occur on smaller existing development sites that, given their proximity to other
adjacent small sites and accessibility and visibility from key transportation corridors, could be assembled
into larger redevelopment lots. However, other target sites include large open space parcels that have
been the target of future development for years. The land use plans for these focus areas, in concert
with the policy framework’s objectives and recommendations, is intended to guide decisions on land use
and development proposals that may be presented to the Town and/or Village in the future.
PROPOSED LAND USE CLASSIFICATIONS
In order to illustrate proposed land use for the main transportation corridors and target sites in the
Town of Geddes and Village of Solvay, it is necessary to first generally define the land use classifications
being proposed.
Ø LOW DENSITY RESIDENTIAL
Areas intended for primarily single-family housing that may include provisions for open space
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or cluster development. Home businesses, community organizations, and some other types of
non-residential uses may be allowed if they meet specific standards.
Ø MEDIUM / HIGH DENSITY RESIDENTIAL
Areas intended to create the opportunity for neighborhoods that offer a variety of lot sizes,
housing, and ownership options. Medium to high-density residential areas should include a
variety of unit types designed to incorporate features from both single-family and multifamily developments, support cost-effective housing, facilitate infill development, encourage
use of transit services, and promote the efficient use of urban services and infrastructure.
Home businesses, community organizations, religious institutions, and some other types of
non-residential uses may be allowed if they meet specific standards.
Ø NEIGHBORHOOD COMMERCIAL / MIXED USE
Areas intended to provide small-scale convenience retail/commercial developments offering
incidental retail and service needs for the surrounding residential neighborhoods. Uses serving
a larger area may be appropriate if they also serve the residents of the immediate area and
are compatible with scale and character of the neighborhood.
These land uses are the smallest and least intensive of the Town or Village’s commercial areas.
Land uses also would include concentrated mixed-use residential and commercial
redevelopment designed to urban rather than suburban development standards that support
transit-oriented development and active transportation. Use allowances promote commercial
and retail development opportunities for residents to shop locally. Uses and standards allow
complementary, high-density residential development, and discourage garden-style, multifamily development.
Ø GENERAL COMMERCIAL
Areas intended to evolve from “strip commercial” linear districts to business areas
characterized by enhanced site planning and pedestrian orientation, incorporating efficient
parking lot design, coordinated access management, amenities and boulevard treatment with
greater densities. These commercial areas provide for a wide variety of retail sales, services,
and other commercial activities along high-volume traffic corridors. Residential uses may be
integrated into these areas through mixed-use buildings.
ØPARK
Areas designated as Town, Village, county or state parks, owned and operated by a
government entity. This classification shall also include lands that are considered for
conservation easements or environmental sensitive areas.
Ø RESEARCH AND DEVELOPMENT (R&D)
Areas for business, industry and offices, which could include research, design, and
development laboratories, consisting of a high level of design quality, extensive amenities,
open spaces and environmental protection. These areas may create high-prestige
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environments for uses engaged in research and development in a setting with extensive
amenities and the infrastructure necessary to conduct business without creating adverse
impacts to adjacent uses. Development in these areas should strengthen the Town and
Village’s tax base without causing major increases in demand for governmental services.
Ø INDUSTRIAL
Areas where large scale industrial operations exist and that typically include building
footprints in excess of 30,000 square feet and need on-site loading facilities. All operations are
conducted within an enclosed area, with the exception of outdoor storage of vehicles, scrap
yards, and other materials as necessary.

WHY DO WE NEED A LAND USE MAP?
The map on the opposing page is a visual representation of the future land use (FLU) summary for the
Town of Geddes and Village of Solvay. The elements depicted on the map are intended to convey a
generalized vision of the community’s development framework for the next decade.
Unlike a zoning map, the FLU map is not intended to represent clear regulatory boundaries. The exact
size of each area may change as new information arises over time. However, the application of the map
should still remain consistent with the overall intent of this Plan.
Notes:
Ø The FLU summary and map do not negate any development
limitations due to environmental constraints such as wetlands,
steep slopes, or floodplains.
Ø Although the FLU map boundaries are focused on the signature
transportation corridors in the Town and Village, it is recommended
that mapped zoning districts take into account not only the
roadways but also the adjacent development areas that may not
front on the corridors.
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Generally speaking, incentive zoning is a provision of a municipal zoning ordinance that allows
developers relief from a requirement of the municipality’s development regulations (an “incentive”) in
return for providing some amenity that assists the municipality to implement specific policies in the
Comprehensive Plan as supplemented by local laws and ordinances.
Incentive zoning is permitted under the provisions of Section 261 of the Town Law of the State of New
York. However, neither the Village nor the Town exercises the use of Incentive Zoning by law. Incentive
zoning could play an important role in the future planning of potential development sites in Geddes and
Solvay. Upon receiving an application for development, the Town or Village can utilize incentive zoning
where appropriate to work with the applicant and reach a favorable development proposal. In practice
the applicant identifies incentives, such as increased density, reduced setback, or change of use. The
Town or Village and the applicant negotiate community amenities to mitigate those impacts.
Geddes is an educated, well-developed, diverse community. Unlike many communities throughout the
State, Geddes and Solvay have the ability to plan future development in the few undeveloped areas in a
well-balanced sustainable fashion without the urgent economic pressures to develop older downtown
or surrounding decaying residential areas to generate needed tax revenues. Geddes and Solvay have
limited development sites available to it for physical growth and, as such, they must determine what its
development and lifestyle priorities should be as they seek to define the highest and best uses for its
dwindling land resources. The community is fortunate in that it has the luxury of planning in a proactive, rather than reactive, fashion. The Town’s usage of incentive zoning could allowed it to control
development due to high demand and negotiate for better outcomes because of the strong market.
Moving into the future, Geddes and Solvay are ideally positioned to leverage its marketplace potential in
a manner that ensures that future developments reflect its vision for a sustainable and economically
stable community.

5

LAND USE RECOMMENDATIONS

In 2016, New York State Governor Andrew Cuomo unveiled a plan to make the New York State
Fairgrounds one of the premier locations in the United States for year-round attractions and events.
Seeing the Fairgrounds as an underutilized asset for many years, the State invested $50M for
improvements within the fairgrounds, demolishing the old grand stands, updating infrastructure, adding
landscaping and other aesthetic improvements, and rebuilding the grand main entrance to the
fairgrounds.
Building off the momentum generated by the first few concert seasons at the St. Joseph’s Health
Amphitheater at Lakeview, the State’s goal is to use new projects like the Amphitheater help leverage
the Fairgrounds as a year-round “premier convention exhibition site”. In 2018 the State finished
construction of the new Empire Exposition Center, a 136,000 square foot building with 110,000 square
feet of clear-span space is the largest expo facility north of New York City between Boston and
Cleveland. With the now open Expo Center, the Fairgrounds held its first Winter Fair, in February of
2019. These types of activities, when combined with the seasonal events at the Amphitheater, and the
over 1 million people who visit the New York State Fair each year, creates a year-round destination right
in the heart of Geddes.
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Intent: Strengthen the neighborhood commercial opportunities along the corridor while protecting the
integrity and value of surrounding residential areas. Increase pedestrian and bicycle connectivity
between mixed use areas, recreational sites, and nearby natural areas.
This area is largely characterized by its mix of uses including single family residential, small retail and
neighborhood commercial properties, and its proximity and accessibility to Interstates 690 and 695.
RECOMMENDATIONS
The following recommendations are based on the existing conditions, Policy Framework, and the values
and priorities identified by the public and Comprehensive Plan Steering Committee. See Figure ___ for
geographic references.
1. Predominant land uses should continue to reflect the mixture of residential and small
neighborhood commercial character of the corridor. Given its proximity to I-690 and the New
York State Fairgrounds, the Town should consider State Fair Boulevard as a target area for
future neighborhood commercial businesses along the road frontage, while protecting the
residential properties around it.
2. All future development proposals must take into account traffic impacts on existing
infrastructure and nearby non-commercial areas.
3. Incorporate a vegetative buffer on the rear yards of any new commercial developments along
the road frontage to protect adjacent residential properties.
4. Prepare a sidewalk feasibility study to determine the needs and cost to build sidewalks linking
State Fair Boulevard to the New York State Fairgrounds.
5. Prepare a Consolidated Funding Application (CFA) to obtain funds to study, design and
construct a new formal trail crossing over the CSX tracks at the end of Beach Road in Lakeland
(See Figure__ Target Sites Map)
6. Amend the Town’s zoning code to redefine the intent, permitted uses, lot coverages and design
intent via instituting a form-based code that better reflects the Neighborhood Commercial
Land Use Classification.
7. All future development or redevelopment should incorporate design provisions for the street
edge including signage, landscape buffers, sidewalks, and lighting.
8. As redevelopment on existing sites occurs over time, consider best practices for access
management by consolidating parking areas and driveways where practicable.
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INTENT: Milton Avenue is a key commercial and mixed use corridor with Bridge Street at its center.
The corridor is characterized by mixed use, village scale design, and pedestrian and bicycle
connectivity. Together, these attributes create the potential for Milton Avenue to be a bustling
community center. Any developments within this area should reinforce this identity.

The Milton Avenue corridor has been the subject of several studies over the last decade in the Village of
Solvay – mostly in the way the roadway could be retrofitted to better accommodate bicyclists and
pedestrians. In 2008 the Milton Avenue Design Study, prepared by a Masters student in Landscape
Architecture at SUNY ESF, developed some concepts for streetscape design elements and connectivity to
businesses, parking areas, and open spaces along the corridor with recommended strategies to maintain
the commercial success of the avenue and protect adjacent residential neighborhoods
In 2018, construction for the first phase of “complete street” improvements were completed on
Milton Avenue in the vicinity of Bridge Street, where new curbing, sidewalks, bike lanes, lighting,
signage and landscaping became part of the fabric of the corridor, and giving it a stronger sense of
place. Construction completion is slated for 2019 along the eastern segment of Milton Avenue.
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signage and landscaping became part of the fabric of the corridor, and giving it a stronger sense of
place. Construction completion is slated for 2019 along the eastern segment of Milton Avenue.
RECOMMENDATIONS
The following recommendations for the Milton Avenue corridor draw from the existing conditions
analysis, Policy Framework in Chapter 3, and the identified values and priorities of the public and the
Comprehensive Plan Steering Committee.
1. As the Town and Village’s core commercial and mixed use area, Milton Avenue should invoke a
“village-like” atmosphere where pedestrians are encouraged to safely walk from one destination
to another. Providing physical improvements such as sidewalks and green spaces within parking
areas that connect one parcel or one building to the next will greatly enhance the visitor
experience and provide a sense of safety and security.
2. Consider creating a “Minton Avenue Zoning Committee” to evaluate and define specific
recommendations related to future zoning amendments along the corridor. However, it is
recommended any future zoning amendments consider a form-based philosophy of design, form
and function, rather than separation of uses.
3. Increase safety for all modes of transportation through high visibility crosswalks, additional
wayfinding signage and pedestrian countdown signals.
4. Emphasize maximum building heights of two to three-stories along Milton Avenue specifically
between Boyd Avenue and Freeman Avenue.
5. All future development or redevelopment should incorporate design provisions for the street edge
including signage, landscape buffers, sidewalks, lighting, and buildings fronting the street.
6. Diverse types of mixed-use development should continue to be encouraged along all segments of
Milton Avenue, with proper buffers and screening between commercial or mixed uses and adjacent
residential neighborhoods.
7. As redevelopment on existing sites occurs over time, consider best practices for access
management by consolidating parking areas and driveways where practicable, via the use of onstreet parking, municipal parking lots, or even underground parking given the appropriate
redevelopment proposal.
8. The feasibility of shared parking should be considered. Replace large expanses of asphalt along the
road frontage with green space and amenities.
9. Consider the addition of small scale, well designed, and strategically located public parking areas
along Milton Avenue, if determined parking is ever in short supply.
10. Pursuant to key recommendations from the Syracuse Metropolitan Transportation Council,
enhance bicycle linkages from existing neighborhoods to employment and commercial areas along
Milton Avenue by including more bike lanes, and identify easements, utility corridors, or other
means to extend the local bike/ped network to Onondaga Lake Loop the Lake Trail system.
11. Establish a dialogue with existing business and property owners along Milton Avenue to discuss
how parking and accessibility can be improved to foster and encourage business retention and
growth. Simple enhancements which consider how a business addresses the street edge and
pedestrian environment can have positive impacts to a business’s bottom line.
12. Consider applying for Milton Avenue Green Innovation Grant Program (GIGP) projects and seek
funding for future phases to better handle, filter and distribute stormwater along the corridor.
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Intent: Strengthen the neighborhood commercial opportunities along the corridor, and the commercial
anchor at Westvale Plaza while protecting the integrity and value of surrounding residential areas.
Increase pedestrian and bicycle connectivity between mixed use areas, recreational sites, and nearby
natural areas.
This area is comprised of residential, commercial, retail, restaurant, and office uses between I-695 and
the Geddes Town Line. Bordered on the west by single family residential, apartments, and heavy
commercial uses, the West Genesee Street corridor is largely built out and caters heavily to the
automobile, while surrounded by long-standing residential neighborhoods.
This focus area provides opportunities for commercial and mixed use redevelopment, while maintaining
the integrity of the existing residential areas surrounding it. West Genesee Street feeds directly into the
City of Syracuse, so traffic from the City contributes to the volumes along the corridor, like enroute to
the large commercial corridor in Fairmount adjacent to the western end of the Genesee Street focus
area.
Development in Fairmount over the last decade has increased through-traffic and threatened the
continued vibrancy and logic of having single family residential units lining both sides of the roadway.
Traffic levels have reached the point where detached housing on West Henrietta Road may not continue
to be viable.
RECOMMENDATIONS
The following recommendations for the West Genesee Street corridor draw from the existing
conditions analysis, Policy Framework in Chapter 3, and the identified values and priorities of the
public and the Comprehensive Plan Steering Committee.
1. Work with SMTC to prepare a transportation study for West Genesee Street to understand traffic
volumes and level of service, crash data, and pedestrian and vehicular signal infrastructure to
determine areas of necessary upgrades.
2. Based on the results of the transportation study proposed above, consider a Transportation
Alternatives Program (TAP) grant for the West Genesee Street corridor to design and implement
necessary upgrades to the street system. It is strongly encouraged a “complete street” design be
considered as part of future roadway upgrades.
3. Predominant land uses should continue to reflect medium/high residential, neighborhood mixed
use, and general commercial development.
4. All future development proposals must take into account traffic impacts on existing infrastructure
and nearby non-commercial areas.
5. Incorporate a vegetative buffer on redevelopment sites that back up to existing adjacent
residential areas.
6. Incorporate sidewalk extensions to Westvale Plaza to provide improved multi-modal connectivity
between the various current and future developments along the corridor.
7. Amend the Town’s zoning code to include a form-based code that directs the form, function and
pattern of future redevelopment of all uses, especially Westvale Plaza. See Figures _____ and ____
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for conceptual ideas related to potential phasing of redevelopment and new outparcel
development at Westvale Plaza. Figure ___ below illustrates an initial beautification phase focused
on the public right of way, with consolidation of driveways and enhanced intersections where
primary ingress and egress would be. Additionally, street trees, separated sidewalks, vegetative
buffers, and other landscape amenities would be prevalent along the corridor.
A second phase would focus on private investment for outparcel development.
A final phase would focus on private development investment within the plaza itself. Also shown is
the potential for existing single family units on the south side of the corridor, to be redeveloped to
continue the neighborhood mixed-use commercial design up to the reservoir. Paramount to any
redevelopment of existing residential units to future commercial uses would be the protection of
the integrity, safety, and conformity of adjacent residential properties. Any site plan applications
must demonstrably prove best practices are being deployed to protect the residences to the south
along Fay Road and Robertson Terrace.
8. All future development or redevelopment should incorporate design provisions for the street edge
including signage, landscape buffers, sidewalks, and lighting.
9. As redevelopment on existing sites occurs over time, consider best practices for access
management by consolidating parking areas and driveways where practicable, via the use of
municipal parking lots, or underground parking. The feasibility of shared parking should be
considered.
10. Minimize new driveways by required use of shared driveways and parking facilities of any new
non-residential developments along West Genesee Street. Future residential development in the
interior of the focus area should be accessed from side streets, using those collector or local streets
to limit the number of access points along the State highway.
11. Provide provisions for a contiguous system of sidewalks or side paths that would allow for biking
and walking from nearby residential areas to commercial, retail or restaurant destinations.
12. As redevelopment on existing sites occurs, consider best practices for access management by
consolidating parking areas and driveways where practicable. Replace large expanses of asphalt
along the road frontage with green space and amenities.
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